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CITY OF SANDPOINT 

AGENDA REPORT 

 

DATE:   October 13, 2023 

 

TO:  Mayor and City Council 

 

FROM:  Amy Tweeten, AICP, City Planner 

 

SUBJECT:  Public Hearing on a the proposed Westpointe Place Preliminary Plat – Case 

#PS23-0003 

 

Please Note: The Application and all materials related to this request are provided on the 

City’s website at: Current Projects | Sandpoint, ID (sandpointidaho.gov) 

 

1) Introduction and Background 
Westpoint Plaza Development, LLC has 

applied for preliminary approval to 

subdivide an approximately 4.3-acre lot 

into four (4) lots in the Commercial C (CC) 

zoning district.    The property is east of S. 

Division Avenue, north of Ontario Street, 

and south of US HWY 2.   

 

The subject lot was part of a previous 4-

lot short plat (Lot 4 of the Light’s Out 

Replat), which according to Sandpoint 

City Code §10-2-3-A requires further 

division of the short plat for buildable lots 

to go through the full subdivision process.  

The four lots range in size from .76 acres 

to 1.34 acres. The site is bordered by 

Commercial C zoning to the north, east 

and west and Residential Single Family 

(RS) to the south across Ontario Street 

(see Figure 2).  Lot 4 would retain the two 

existing warehouse buildings, with the 

remaining lots proposed for multifamily 

buildings. 

  

Preliminary plats provide the basic information for the Planning & Zoning Commission and the 

City Council to determine if the proposed subdivision generally complies with the applicable 

requirements of the Sandpoint City Code.  Upon approval of a preliminary plat by City Council, a 

permit for public infrastructure improvements may be issued and once public infrastructure is 

complete and accepted, a final plat may be approved by City Council and recorded.  A final plat 

Figure 1 Site 
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is necessary to create/sell new lots and no building permits may be issued prior to final plat 

recording. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 Zoning 
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Figure 3 - Preliminary Plat 
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2) Conformance with existing plans, policies, and regulations 

 

A.  Multimodal Transportation Master Plan/Urban Area Transportation Plan  

City Code, Title 10, Section 6 requires all streets and other public spaces and easements to 

conform to the adopted transportation plan.  Although the subject subdivision does not create 

public streets or public spaces, there are goals, objectives and standards in the adopted 

Multimodal Transportation Master Plan (MTMP) as well as the standards of the Urban Area 

Transportation Plan (UATP) specific to access management and traffic analysis that are relevant 

to the request as noted below.  Staff analysis of the request is provided in bold.  

 

MTMP Goal 1. Provide a balanced approach to mobility. 

Objectives: 

• Improve and enhance safety and traffic circulation and preserve an acceptable 

level of service (LOS) at intersections; strive to maintain a LOS of D or better for 

peak hour traffic at intersections on City streets. 

• Limit the number of approaches onto collectors and arterials in order to 

minimize safety conflicts between modes and preserve the function of the 

multimodal corridor. 

• Continue to require compliance with roadway access management standards as 

part of land use application approval process. 

 

The development is in the process of completing a full traffic impact study (TIS), which will then 

be forwarded to ITD due to the proximity of the development to US HWY 2.  The subdivision 

does not create any additional approaches onto collector or arterial streets, however, the TIS 

will be evaluated by ITD for determination of possible off-site improvements needed on the 

highway.  

 

MTMP Goal 2. Provide a walkable and bikeable network throughout the community. 

Objectives: 

• Continue to enhance the walkability and bike-ability of not only Downtown, but also 

the entire community and improve walking and bicycling routes throughout the 

community. 

• Continue to require development proposals to provide complete streets in a 

manner consistent with design standards, as applicable. 

 

The subdivision will be required to have sidewalks throughout that will connect to 

sidewalks on Ontario Street and connect to existing adjacent development sidewalks on S. 

Division Ave. and US HWY 2.  There are no new streets proposed, but Ontario Street is 

identified as a priority bike route in the MTMP.  

 

B. Other Provisions (City Code Title 7) 

City Code, Title 7 provides various additional requirements related to utility and rights-of-way 

construction.  Resolution 00-22 adopts a number of other manuals, standards, and specifications 

for public streets and rights-of-way.  Conformance with these other provisions is thoroughly 
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assessed during the construction permitting phase of the project when detailed engineered plans 

are reviewed.   

 

Conformance with these provisions is thoroughly assessed during the construction 

permitting phase of the project when detailed, engineered plans are reviewed.  The 

subdivision shows existing easements for the site water, sewer, and stormwater, which 

will be further evaluated at the time of building permit.  The Plat also shows an existing  

sewer line easement that will be vacated when this sewer line is relocated.  A condition 

of approval to ensure the new easement meets code requirements is provided below.   

 

C. Zoning (City Code, Title 9) 

Zoning code regulates uses, setbacks, lot sizes, required frontages along streets, and may also 

contain certain design standards for resulting development.   

 

Commercial C (CC) Zone 

The Commercial C Zone is a commercial district that also allows multifamily construction. 

The CC zone has no minimum lot size or density maximum based on lot size but requires 

frontage on a public street.  

 

All proposed lots conform to these standards. Detailed review of zoning requirements will 

occur at the building permit site plan review phase.  

 

D.  Subdivision & Development Standards (City Code, Titles 10 & 11) 

 

Subdivision code section 10-1-6 regulates the required public improvements to serve a 

development, including the overall layout of blocks, streets, pathways, the provision of utilities, 

design standards and general procedures.  Again, as this subdivision does not create any public 

rights-of-way, many of these standards would not apply.   

 

As noted previously, the development is undertaking a Traffic Impact Study pursuant to §10-1-

6-A-18.  In addition, the General Requirements of Section 10-1-7 will be reviewed at the time 

of Public Infrastructure Permit, and staff is recommending that restrictive covenants be 

required for the subdivision, specifically for the on-going maintenance of storm water facilities.  

 

Pursuant to §10-1-6-A-8, a 30-foot easement is required for water and sewer mains in parallel. 

The preliminary utilities plans indicate that the existing water and sewer mains to serve Lots 1-

3 are not centered in the existing easements. In addition, the southern portion of this easement 

is only 20 feet wide but will contain both water and sewer in parallel after utility improvements 

are constructed. Therefore, staff recommends requiring that the existing “sewer & water 

easement” recorded under instrument #790060 be vacated and a new 30-foot public utility 

easement be recorded in a slightly new location that is centered on the final water and sewer 

main locations prior to final plat.  

 

The storm water management plan will be reviewed to Title 11, Chapter 3 and approved plans 

will be required prior to Final Plat submittal, while development impact fees will be assessed 
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at time of building permit. 

 

3) Application Notification and Comments 

Pursuant to §9-9-9 and §10-1-8 of the Sandpoint City Code, the Commission is required to hold a 

public hearing on preliminary plats and to make recommendations to City Council. Notice has 

been provided to property owners within 300 feet of the property boundaries for which the 

proposal is being considered, posted at the site seven (7) days in advance of the hearing, and a 

summary has been provided in the official newspaper of general circulation 21 days prior to the 

hearing date as required by Sandpoint City Resolution #06-49. 

 

In compliance with Idaho Code and Sandpoint City Code, applicable jurisdictions and agencies 

have been notified of the proposal including: 

 

REVIEWING DEPARTMENTS & AGENCIES: 

City of Sandpoint 
Local Agencies & 

Districts 
State & Federal Bonner County Other 

 Building 

 Fire Marshall 

 Planning 

 City Engineer 

 Operations 

 Independent 

Highway District 

 Pend Oreille 

School District 

 Panhandle Health 

District 

 City of Dover 

 City of Ponderay 

 ID Dept. Lands 

 Environmental 

Quality 

 ID Transportation 

Dept. (ITD) 

 USACE 

 ID Water 

Resources 

 Surveyor 

 Sandpoint 

Airport 

 Planning 

 BC EMS 

 Commission 

 Avista Utilities 

 Northern Lights 

 Various 

Utility/Service 

Providers 

 BNSF Railroad 

 

X = Request for review/comments sent to department or agency. 

 

At the time of this report draft, we have received comments from ITD, Bonner County GIS, and the 

Bonner County Surveyor and they can be viewed here.  These comments have been forwarded to 

the applicant and are included in the recommended conditions of approval below.   Any additional 

comments submitted before the meeting will be forwarded to the city council.  

 

4. Planning and Zoning Commission Recommendation 
A public hearing was held at the Planning and Zoning Commission on September 5, 2023, and the 

Westpointe Place Preliminary Plat was recommended for approval with the staff recommended 

five (5) conditions. 

 

5. City Council Action 
As required by Sandpoint City Code §10-1-8, the city council must also hold a public hearing on a 

preliminary plat request. Notice for the hearing was published in the Bonner Daily Bee on 

September 26th, property owners and agencies were notified on September 22nd, 2023, and the 

site notice posted on October 6th.   

 

A preliminary plat will expire in two (2) years if a final plat is not submitted.  If requested, a one 

(1) year extension may be requested by the applicant and granted by the city council. Following 

public testimony and subsequent deliberations, the city council may take one of the following 
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actions in accordance with Sandpoint City Code §9-9-9 (B): 

 

1. Concur with the recommendation of the planning and zoning commission, with or 

without additional conditions of approval. 

2. Postpone action on the application. 

3. Deny the application. 

 

On October 10, 2023, Scott Darnell, the project applicant, contacted staff requesting to final plat 

Lot 4 of the preliminary plat, that holds the existing commercial buildings, before the remaining 

three lots that are to be developed into multifamily housing.  His request is enclosed.  As noted 

below, the current staff recommendation is that all infrastructure be installed before final 

platting.  If this lot has its own utilities, it may not be a problem to phase the final plat, but no 

documentation has been provided for review.  Staff therefore recommends that the city council 

postpone action until the November 1, 2023, meeting to provide adequate time to review the 

utilities and come back with a final recommendation.   

 

Based upon the requirements of City Code relative to preliminary plats, and comments received 

from agencies, should the city council move forward with action, staff recommends the following 

six (6) conditions be included in any motion to approve the Westpointe Place Preliminary Plat: 

 

1. Public infrastructure, including sanitary sewer and water, shall be installed to serve all 

lots prior to Final Plat. 

2. A stormwater management plan, based on development plans submitted by the 

applicant, shall be approved by the City Engineer prior to Final Plat. The stormwater 

management plan may be modified at the time of building permit submittal on any lot 

to accommodate changes in proposed development. 

3.   City approved and recorded CC&Rs for on-going maintenance of the stormwater system 

prior to Final Plat. 

4.   The Traffic Impact Study is completed and approved by ITD for any possible off-site 

impact fees. A re-permitting of access to US HWY 2 from ITD will be required. 

5.   Vacation of the existing water/sewer easement and creation of a new easement of no 

less than 30’ centered over utility lines once the sewer main is relocated.   

6.   Changes to the plat as required by Bonner County GIS and Bonner County Surveyor are 

incorporated into the final plat. 

 

Attachments: 

1. Preliminary Plat 

2. Planning and Zoning Commission Minutes  

3. Applicant’s request to phase the subdivision final plat 
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Amy Tweeten

From: Scott Darnell <sdarnell@darnellcapital.com>

Sent: Wednesday, October 11, 2023 7:52 PM

To: Amy Tweeten

Subject: Westpointe Place - subdivision

[Caution] This email originated from outside the City of Sandpoint organization. Do not click on links or open 

attachments unless you recognize the sender and know it's safe. When in doubt contact the IT Department  

 

Amy 

 

Per our discussion, and your voicemail, I would like to formally phase the pla$ng of the 4 proposed lots at the 

westpointe Place / Lights Out project. The first phase is the lot with the warehouse buildings on it. It is already served by 

ac+ve u+li+es and has an ac+ve tenant user now.  

 

Regards, 

 

Sco- Darnell 




